
ZONING CHANGE REVIEW SHEET 

 

CASE:  C814-2018-0122 DISTRICT AREA:  2 
 

ADDRESS:  9201 Circuit of the Americas Boulevard 
 

ZONING FROM:  I-RR TO:  PUD 
 

SITE AREA: 1,153 acres 
 

PROPERTY OWNER: Circuit of the Americas, LLC 
 

AGENT: Metcalfe Wolff Stuart & Williams, LLP (Michele Rogerson Lynch) 

Big Red Dog Engineering/Consulting (Bailey Harrington) 

 

CASE MANAGER: Sherri Sirwaitis PHONE: 512-974-3057 

sherri.sirwaitis@austintexas.gov 

 

STAFF RECOMMENDATION: 

The staff recommendation is to approve the Circuit of the Americas Planned Unit 

Development (PUD) subject to the following conditions: 
1. The conditions of the PUD shall be established in - 

a) the proposed Land Use Plan (Exhibit F) that includes a breakdown of: 

the planning area layout and size/acreages, the open space chart and the land use 

summary chart 

b) the Site Development Regulations, Tables and Notes (Exhibit G) that includes the 

parking and off-street loading requirements, the site development regulations per 

planning area and specific development notes 

c) the Zoning Use Summary Table (Exhibit E), which lists the permitted, not 

permitted and conditional land uses by planning area 

 

2. The PUD shall comply with the Environmental staff recommendations that include: 

a) Water quality for all new development shall consist of 100% green storm water 

infrastructure 

b) Impervious cover limited to 68% 

c) Dedicate 11.38 gross acres of parkland 

d) Provide 298 acres of Open Space 

e) Restore 14.36 acres of wetlands 

f) Re-permit and construct US Army Corps of Engineers creek restoration 

g) Install 400 native trees minimum size 2" caliper and water trees for establishment. 

Trees shall not count towards any other landscape requirement 

h) Provide .88 acres of water quality treatment to mitigate asphalt trail 

i) Restore vegetation along asphalt trail per Exhibit 

j) Requirements outlined in conditions e , , , h , and i  shall be constructed with 

the first site plan requiring a building permit and only a site plan for the recreation 

fields associated with PA 4 shall proceed these requirements. 
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k)  The development of the PUD shall comply with the conditions stipulated in the 

Parks and Open Space Plan (Exhibit I). 

3. The development of the PUD site will be subject to the attached TIA memorandum 

from the Austin Transportation Department (ATD) dated June 19, 2020 – Exhibit P. 

The TIA memo limits the site development to uses and intensities that will not exceed 

or vary from the projected traffic conditions assumed in the final TIA [prepared by 

WGI, dated June 18, 2020]. 

 

4. The PUD zoning will be subject to draft language agreed upon with the 

Neighborhood Housing and Community Development Department (NHCD) 

concerning compliance with the affordable housing on the property (please see Note 5 

on the PUD Land Use Plan (Exhibit F): 
 

“THE OWNER SHALL PAY A FEE-IN-LIEU FOR ANY BONUS AREA 

DEVELOPED WITHIN THE PUD. BONUS AREA SHALL INCLUDE ANY 

GROSS FLOOR AREA GREATER THAN THAT WHICH COULD BE 

ACHIEVED WITHIN THE HEIGHT, FLOOR AREA RATIO, AND BUILDING 

COVERAGE ALLOWED BY THE COMMERCIAL SERVICES ZONING 

DISTRICT. THEFEE-IN-LIEU AMOUNT SHALL BE EQUIVALENT TO THE 

BONUS AREA TIMES AND THE PLANNED UNIT DEVELOPMENT FEE RATE 

CURRENT AT THE TIME OS SITE PLAN SUBMITTAL. THE FEE-IN-LIEU 

SHALL BE PAID TO THE NEIGHBORHOOD HOUSING AND COMMUNITY 

DEVELOPMENT DEPARTMENT PRIOR TO THE ISSUANCE OF A FINAL 

CERTIFICATE OF OCCUPANCY FOR ANY DEVELOPMENT WITHIN THE 

PUD THAT INCLUDES BONUS AREA.” 

The applicant agrees with the staff’s recommendation. 

PARKS AND RECREATION BOARD ACTION: 

May 27, 2020: Motion made to recommend the Circuit of the Americas Planned Unit 
Development (PUD) as superior as it pertains to parkland (Vote: 6-0, R. Farasat, A. Di 

Carlo, K. Taylor-absent, S. Faust-abstained); L. Sajbel-1st, R. DePalma-2nd. 

 

ENVIRONMENTAL COMMISSION RECOMMENDATION: 

July 15, 2020: Recommended the creation of the COTA PUD, with conditions - please 

see Exhibit Q (Vote: 11-0); K. Ramberg-1st, M. Neely-2nd. 

 

ZONING AND PLATTING COMMISSION RECOMMENDATION: 

CITY COUNCIL ACTION: 

 

ORDINANCE NUMBER: 
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ISSUES: N/A 

 

CASE MANAGER COMMENTS: 
 

The applicant has submitted a zoning request for a 1,153 acre mixed use project generally 

located east of State Highway 130 and north of FM 812 on Circuit of the Americas 

Boulevard (see Case Map – Exhibit A). The proposed PUD consists of a mixed-use 

development and is comprised of eight planning Areas with approximately 967 acres of 

commercial space (Areas 1, 3, 4, 5, 6, 7, & 8) and 186 acres of mixed use (Area 2). The land 

use plan includes 298 acres of open space that is dispersed throughout Areas 3, 4, 5, 6 and 8 

on the site (see PUD Land Use Plan – Exhibit F). The applicant is proposing the CS, General 

Commercial Services District, as the baseline zoning district for the PUD. 

 

The property in question was annexed in 2012 through Ordinance No. 20121108-027 and 

received the Interim-Rural Residence (I-RR) designation. The site is surrounded by 

residential and commercial properties within the City’s Extraterritorial Jurisdiction (ETJ) that 

do not have zoning and are not part of an active or near-future neighborhood planning effort. 

Although there are residential uses within 540 feet of the project, the majority of the 

properties are not located within the City of Austin and will not subject to compatibility 

requirements. 

 

The property is located within the Dry Creek East and Maha Watersheds, which are 

classified as Suburban Watersheds. The proposed PUD is in an area that includes the 100- 

year floodplain, stream buffers and critical environmental features.  These features represent 

opportunities for expansion, restoration, or enhancement as PUD superiority elements. 

Development on portions of the property may be impacted by slopes (see Existing and 

Proposed Environmental Mitigation and CEFs - Exhibit K). 

 

The applicant is requesting PUD district zoning for a 1,153 acre mixed use project. 

According to the Yield sheet from Transportation Impact Analysis (TIA), the proposed PUD 

may include up to 30 residential condo units, a 508 unit/room hotel use, 120,000 sq. ft. of 

light industrial uses, a water slide park, an 11 field soccer complex, a 170,000 sq. ft. indoor 

sports facility, a 20,000 sq. ft. e-sports arena, 70,000 sq. ft. of museum uses, 150,000 sq. ft. 

of general office uses and 50,000 sq. ft. of shopping center/retail uses. 

 

The applicant will be dedicating 11.38 gross acres/9.71 net credited acres of parkland on 

Area 8, a 20-foot urban trail easement along Area 4 and 298 acres of open space on planning 

Areas 3, 4, 5, 6 and 8 of the PUD. (Please see Exhibit I: Parks and Open Space Plan). 
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BASIS OF RECOMMENDATION 
 

1. The proposed zoning should be consistent with the purpose statement of the district 

sought. 

 

The Planned Unit Development (PUD) zoning district is intended for large or 

complex developments under unified control, planned as a single contiguous project. 

The PUD is intended to allow single or multi-use projects within its boundaries and 

provides greater design flexibility for development proposed within the PUD. Use of 

the PUD district should result in development superior to that which would occur 

using conventional zoning and subdivision regulations.  PUD zoning is appropriate if 

the development enhances preservation of the natural environment; encourages high 

quality development and innovative design; and ensures adequate public facilities and 

services for development within the PUD. 

 

2. Zoning changes should result in a balance of land uses, provides an orderly and 

compatible relationship among land uses and incorporates environmental protection 

measures. 

 

The proposed PUD zoning will permit a high quality, mixed use development that 

will provide for employment opportunities in an area that has been identified by the 

Growth Concept Map in the Imagine Austin Comprehensive Plan as being within a 

designated “Job Center”. 

 

The staff recommends PUD zoning based on the following factors: contribution to 

affordable housing, participation in the Art in Public Places Program, environmental 

superiority, drainage improvements, compliance with at least a 2-star Green Building 

regulations, provision for 298 acres of open space/ including parkland and community 

recreation areas, transportation roadway and intersection improvements, and utility 

facility improvements that will provide for a superior development at this location. 

 

3. Zoning should allow for reasonable use of the property. 

 

The proposed PUD zoning will enable the applicant to expand the existing Outdoor 

Entertainment use that was approved on the property through site plan case SP-2011- 

0053D to create a mixed use development that will include a 358-room hotel, a 150- 

room hotel, a water slide park with 416 parking spaces, a soccer complex with 11 

fields, 30 dwelling units of recreational homes, 150,000 square feet of general office 

use, 50,000 square feet of shopping center uses, 120,000 square feet of general light 

industrial uses, 70,000 square feet of museum use, a 170,000 square foot indoor 

sports facility, and a 20,000 square foot e-sports arena. 
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PURPOSE OF PLANNED UNIT DEVELOPMENTS 

 

Per the Land Development Code, PUD district zoning was established to implement goals of 

preserving the natural environment, encouraging high quality development and innovative 

design, and ensuring adequate public facilities and services. The City Council intends PUD 

district zoning to produce development that achieves these goals to a greater degree than and 

thus is superior to development which could occur under conventional zoning and other 

development-related regulations. 

 

The City Council approved revisions to the PUD regulations that became effective June 29, 

2008.  To help evaluate the superiority of a proposed PUD, requirements are divided into two 

categories: Tier 1, which is requirements that all PUDs must meet, and Tier 2 which 

provides criteria in 13 topical areas in which a PUD may exceed Code requirements and 

therefore demonstrate superiority.  A PUD need not address all criteria listed under Tier 2, 

and there is no minimum number of categories or individual items required. 

 

PROPOSED CODE MODIFICATIONS 

 

There are 10 modifications to Code and Criteria Manual requirements requested by the 

Applicant (please refer to Exhibit D – Proposed Code Modifications for details). These 

proposed modifications are summarized below: 

 

 Chapter 25-1 (GENERAL REQUIREMENTS AND PROCEDURES), Article 2 

(Definitions; Measurements), Section 25-1-21(103) (Site) – Revises the definition of 

Site to allow a site to cross a public street or right-of-way if that public street or right- 

of-way is within the boundaries of the Circuit of the Americas PUD. 

 

 Chapter 25-2 (ZONING), Article 2 (Principal Use and Development Regulations), 

Section 25-2-243 (Proposed District Boundaries Must Be Contiguous) – To allow for 

the PUD boundaries to cross right-of-way and not be contiguous. 
 

 Chapter 25-2 (ZONING), Article 2 (Principal Use and Development Regulations), 

Section 25-2-491 (Permitted, Conditional and Prohibited Uses) – To allow for a 

specific set of permitted, conditional and prohibited uses to be applicable per Exhibit 

E – Zoning Use Summary Table. 

 

 Chapter 25-2 (ZONING), Article 2 (Principal Use and Development Regulations), 

Section 25-2-492 (Site Development Regulations) – To propose that the site 

development regulations applicable to the Property be as shown on Exhibit G – Site 

Development Standards Table. 
 

 Chapter 25-2 (ZONING), Article 10 (Compatibility Standards) – To state that 

Compatibility Standards do not apply within the PUD. However, Compatibility 

Standards will apply where development outside of the PUD triggers these standards 

for development within the PUD. 

5 of 41



C814-2018-0122 Page 6 
 

 
 

 Chapter 25-2 (ZONING), Subchapter E (Design Standards and Mixed Use) – To 

request to that the requirements of Subchapter E not apply to development of the 

property within the PUD. 
 

 Chapter 25-6 (TRANSPORTATION), Section 25-6 (APPENDIX A – Tables of Off- 

Street Parking and Loading Requirements) – To reduce parking required to a 

determined amount. To allow for shared parking analysis based on mix of uses. 
 

 Chapter 25-8 (ENVIRONMENT), Article 7 (Requirements in all Watersheds), 

Division 1. – Critical Water Quality Zoned Restrictions, Section 25-8-262(B)(1) 

(Critical Water Quality Zone Street Crossings) – To allow for the existing thirty (30) 

foot trail of decomposed granite and hard surface to cross a major critical water 

quality zone regardless of if it is identified in the Transportation Plan. 

 

 Chapter 25-8 (ENVIRONMENT), Article 7 (Requirements in all Watersheds), 

Division 5. –Cut, Fill and Spoil, Section 25-8-341 (Cut Requirements) and Section 

25-8-342 (Fill Requirements) - To allow for cut and fill to exceed the 4 foot minimum 

and follow the requirements for Section 25-8-341(A)(1) and Section 25-8-41(A)(1) 

for tracts of land in an urban watershed. 

 

 Chapter 25-10 (SIGN REGULATIONS), Section 25-10-103 (Signs Prohibited in All 

Sign Districts) – To allow for one (1) off premise sign on Area 8 for the proposed 

parkland dedication area. 

 

SUPERIORITY ELEMENTS 
As more fully detailed in the Basis for Superiority - Tier 1 and Tier 2 Compliance Summary 

Table (Exhibit C) and on the proposed PUD Land Use Plan (Exhibit F), this proposed PUD 

meets the applicable Tier 1 items and offers some elements of superiority in seven Tier 2 

categories (Open Space/Parkland; Environment/Drainage; Art; Community Amenities, 

Transportation, Parking Structure and Affordable Housing). 
 

The applicant is proposing the following benefits for the PUD: 

 

Affordable Housing 
 

 Providing for fee in lieu donation per 2.5.6 Development Bonus. 

 

Art 
 Participate in the Art in Public Places Program. The applicant will provide for either 5 pieces 

of public art at a minimum budget of $250,000 or donation of $250,000 to the AIPP Program. 

Onsite art will be developed and managed by the owner/developer. 

 
Community Amenities 
 Dedicating land and constructing community soccer fields that are open to the public. 
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Environmental/Water Quality 

 Complying with current code. 

 Provide for compliance with the Commercial Landscape Ordinance, which applies to 

irrigation, landscaping and use of innovative water management options such as 

directing stormwater to on-site uses (e.g., landscaping). 

 Provide for an Integrated Pest Management Plan (IPM) plan, when not required. 

 The PUD shall utilize green stormwater infrastructure for 100% of the provided 

stormwater treatment for new development. 

 Provide an additional 14.36 acres of Blackland Prairie restoration 

 Provide alternative water supply as the primary water source for irrigation. 

 400 additional 2” caliper native trees planted beyond original Exhibit A commitment 

 Tree Plantings use Central Texas seed stock native. 

 Proposing an impervious cover limitation of 68% on the overall COTA PUD. 

 
Green Building 
 Comply with at least a 2-star Green Building requirement. 

 
Grow Green Landscaping 
 Commitment to Grow Green Native and Adapted Landscape Plants List and Invasive 

Species/Problem Plants List when not required. 

 

Parkland and Open Space 

 Providing for 10% above minimum with private and public open space. 

 Provide for 298 acres of open space. A total amount of open space that is equal to 26% 

as the development is a mix of uses. 

 Provide for 20-foot easement for future Urban Trails Master Plan Tier II trail. 
 Dedicate 11.38 acres of gross parkland (9.71 credited) beyond the 7.81 acres required. 

 Construct community soccer fields that are open to the public. 

 Private open space around track, hotel, and stadium areas. 

 

Parking Structure 

 
 

Public Facilities 
 SERs are currently under review by the Austin Water Utility. Any additional utility needs 

related to sizing and routing will be finalized prior to the formal PUD submittal. 

 Providing for public/community soccer fields. 
 

Transportation 
 Provide for an appropriate network of roads, trails and sidewalks connections that will 

connect through project to existing and planned facilities. 

 Provide for shower facilities for office development. 

 Commercial or Mixed Use buildings will comply. 
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EXISTING ZONING AND LAND USES: 

 

 ZONING LAND USES 

Site I-RR Outdoor Entertainment (Circuit of the Americas 

Racetrack, Austin360 Outdoor Amphitheater), 

Undeveloped Land 

North County Residential, Undeveloped Tracts, Aviation 

Facilities (Austin-Bergstrom Airport) 

South County Religious Assembly, Library, Service Station, 

Food Sales, Retail Services, Restaurant, RV 

Park, Residential, Undeveloped 

East County Single Family Residential, RV Park, 

Undeveloped Land 

West SF-4A, P Single Family Residential, Commercial 
 

TIA: Required (Please see TIA Memorandum – Exhibit P) 
 

WATERSHEDS:  Dry Creek and Maha Watersheds 
 

CAPITOL VIEW CORRIDOR: No SCENIC ROADWAY: No 
 

NEIGHBORHOOD ORGANIZATIONS: 
 

Bike Austin 

Del Valle Community Coalition 

Del Valle Independent School District 

Elroy Neighborhood Association 

Friends of Austin Neighborhoods 

Neighborhood Empowerment Foundation 

Onion Creek Homeowners Association 

Sierra Club, Austin Regional Group 

 

SCHOOLS:  Del Valle Independent School District 
 

Popham Elementary School 

Del Valle Middle School 

Del Valle High School 

 

AREA CASE HISTORIES: 

 

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2014-0182 

(Moore’s Crossing 

7.9 Acre Rezone: 

7400 McAngus 

Road) 

GR to SF-4A 2/25/15: Approved 

staff’s rec. of SF-4A by 

consent 

3/26/15: Approved PC 

rec. of SF-4A by 

consent on all 3 

readings 
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8. Building setbacks must provide ample space for the installation of private plumbing items 

such as sewer connections, customer shut off valves, pressure reducing valves, and back flow 

prevention devices in the instance where auxiliary water sources are provided. 

 

FYI: Dedication of private streets and public utility easements does not obligate the City to 

approve the placement of City water and wastewater mains within same. Water and 

wastewater service shall be provided to each lot at their Right of Way frontage. 

 
 

INDEX OF EXHIBITS TO FOLLOW 

 

Exhibit A: Zoning Map 

Exhibit B: Aerial Map 

Exhibit C: Basis for Superiority - Tier 1 and Tier 2 Compliance Summary 

Exhibit D: Proposed Code Modifications to Development Regulations 

Exhibit E: Zoning Use Summary Table 

Exhibit F: Circuit of the Americas PUD Land Use Plan 

Exhibit G: Site Development Regulations, Tables and Notes 

Exhibit H: Existing and Proposed Site Layout 

Exhibit I: Parks and Open Space Plan 

Exhibit J: Cut and Fill Exhibit 

Exhibit K: Existing and Proposed Environmental Mitigation and CEFs 

Exhibit L: Restoration Planting Details 

Exhibit M. Grow Green Native and Adapted Landscape Plants List 

Exhibit N: Horizon – USACE Permit 

Exhibit O: Carbon Impact Statement 

Exhibit P: TIA Memorandum 

Exhibit Q: Environmental Commission Presentation and Motion 
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